
PLPZ 202100390 
2 South Water St 

Staff Report Date: Oct. 22 2021 
Prepared By: Marisa Anastasio 

Page 1 of 3 
 
 

Final Coastal Site Plan  
PLPZ 202100390 
 

 
South Water Street Associates LLC  

2 South Water Street  
 

Request to construct 2752 sq. ft. deck onto 
existing restaurant building and to 

commence seasonal outdoor dining for 
Bachi Restaurant 

 
Location: 2 South Water St.  

Zone: WB 
Lot size: 0.6 acres (26,439 sq. ft.)  

Flood Zone AE-14, X 
 

 
APPLICATION SUMMARY: 

Final Coastal Site Plan, PLPZ 202100390, has been submitted to construct a 2752 sq. ft. deck onto 
an existing restaurant building to accommodate 76 seats, and to commence seasonal outdoor dining 
for Bachi Restaurant on a ½ acre property located at 2 South Water Street in the Byram 
neighborhood of Greenwich in the WB zone. The applicant seeks Planning & Zoning Commission 
approval under Sections 6-5, 6-13 to 6-15, 6-100, 6-107, 6-158, and 6-205 of the Town of 
Greenwich Building Zone Regulations (BZR). 

  
EXISTING 

 
PROPOSED  

 

 
PERMITTED/REQUIRED 

 

Gross Floor Area: 7430 sq. ft.  
 

New 2752 sq. ft. deck, does 
not increase floor area 

13,219 SF 

Floor Area Ratio: 0.28 0.28 0.5 

Parking Spaces: 53 (50 std + 3 ADA) 49 (47 std + 2 ADA) 1 per 3 table-seated + 1 
per 2 at bar + 20% 

# of Stories:  No Change 2 ½  

Building Height:  No change  30’  

Bldg Area: 19.4% No change 30 % max. 

Lot coverage:  No change 90 % max. 
 

Front setback 0.26’  15’ 

Side setback 10.75’ 10.75’ (new deck) 10’ (5’ for acc.) 
Rear setback 70.67’ 30’ (new deck) 30’ (15’ for acc.) 
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ISSUES AND RECOMMENDATIONS: 

1. Zoning – Zoning comments dated 10-27-21 indicate the proposal meets applicable 
Building Zone Regulations. 

2. Health – Comments dated 9-15-21 indicate the applicant must apply to Health 
Department for approval of the project.  

3. Conservation – Comments dated 10-15-21 request creation of a planted buffer strip along 
the Byram River to mitigate for the expansive asphalt.  

4. Sewer – Comments not yet received.  
5. ARC – The applicant has submitted an Exterior Alteration application for future review 

by the ARC.  
6. Lighting – Any new site or building lighting should be shown on plans and associated 

spec sheets submitted. Dark Sky principles should be applied to avoid glare onto the street 
/ neighboring properties/ the Byram River.  

7. Parking – Parking is being reduced by 2 spaces with dining room seats being reduced by 
9. There is discrepancy between earlier P+Z files showing 53 spaces and more recent 
plans showing 51 existing spaces.   
 

EXISTING CONDITIONS 

The site is located on the corner of Mill Street and South Water Street within the Byram 
neighborhood in the WB zone. It is located directly on the Byram River along its western boundary, 
with Port Chester properties located on the other side of the River. Previous establishments at the 
subject property include Char restaurant and Lobster House restaurant. The surrounding properties 
are generally commercial on the first floor with apartments located on upper floors. There is a  
laundromat located to the north and Byram Smoke Shop to the east. 

Site Plan #2548 approved the restaurant use (along with an apartment on the upper floor). P+Z files 
indicate that 232 total seats had been accepted for the restaurant. Parking was noted on plans and 
in application documents as 53 (50 standard spaces plus 3 handicapped spaces). These files note 
the zone as LBR-2, but the Zoning Map indicates the site is WB. This neighborhood is generally 
LBR-2, but the commercial properties located directly on Byram River are in the WB zone.  
 
The property is located within the AE-14 and X flood zones and a portion of the building is 
within AE-14. An elevation certificate submitted by the applicant appears to indicate the 
basement is located at 11.5’, first floor at 17.3’ and equipment / mechanicals at 13.3’.  
 
PROPOSED IMPROVEMENTS: 
The applicant proposes to construct a 2572 sq. ft. deck onto an existing restaurant for seasonal 
outdoor dining. The existing dining area on the lower level which contains 85 seats is proposed to 
be eliminated while the new deck will accommodate 76 seats. Seating will therefore be reduced 
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by 9, for a total 223 seats (reduced from the previously approved 232 seats). The elevation plans 
also show an area for a “Deck Bar”. 
 
The deck is proposed at an elevation where the parking beneath the deck can remain in place. 
However, two spaces will be eliminated due to the construction. The application narrative says 
there will be 50 parking spaces, however the proposed site plan shows 49 spaces with 2 of those 
spaces designated as handicapped accessible. Based on 41 dining room seats, 106 bar seats, and 
76 deck seats (see Boender’s existing site plan for these numbers), required parking would be 96 
spaces technically. The proposal does include reducing dining seating by 9 total.  
 
Although the area surrounding this restaurant is generally commercial on the first floor, there are 
upper floor apartments in those buildings. Limitation of noise is standard when reviewing outdoor 
dining applications.   
 
Any new building and/or site lighting should be shown on plans and associated specification 
sheets submitted for review. Glare onto adjacent properties and onto the Byram River should be 
limited.  
 
The applicant has submitted an ARC Exterior Alteration application for future review. The 
Conservation comments note the location to the Byram River and the expansive asphalt on site. 
They propose removal of a small area of asphalt to accommodate a planted buffer strip along the 
river. Health has indicated that they will need to review the project. Zoning found the proposal to 
meet applicable Regulations.  
 
APPLICABLE REGULATIONS: 
Sections 6-5, 6-13 to 6-15, 6-100, 6-107, 6-158, and 6-205 
 
6-5 (38.2.1) Outdoor dining shall mean a seasonal use, ancillary and contiguous to an approved 
eating establishment (restaurant, or retail food establishment), operating on a seasonal (seven 
month) basis starting on April 1st and concluding on November 1st in any calendar year and 
subject to the standards and conditions of Section 6-100 Use Group 1. 
 
DEPARTMENT COMMENTS: 
Zoning – Attached 
Health -- Attached 
Conservation -- Attached 
Sewer – Not submitted  
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TOWN OF GREENWICH 
Town Hall ~ 101 Field Point Road ~ Greenwich, CT  06830 
Planning & Zoning Department ~ 203-622-7894 ~ Fax.203-622-3795 
 

 
Site Plan Review Checklist  

 
Property Address: ________________________________________________________________   Tax ID:   _____________________ 

Anticipated Type of Application: __________________________________________________________________________________    

 
All applications for preliminary and final site plan approval shall be made on the appropriate forms as provided by the Planning Staff. 
The following items must also be provided with the application. If any of the following items are not filed at the time of application, the 
application may be returned to the applicant in order that it may be filed in the entirety at an appropriate future date. Required Items: 
(Sec. 6-14) 
 
Please check the items submitted below: 
�1. Fifteen copies of a survey, folded to 9" x 12", showing existing conditions, including: 

� a. Locations and dimensions of all existing buildings, structures, fences, retaining walls, utility facilities, trees of six (6) inches 
or more in diameter at breast height, and other similar features. 

� b. Existing contours at no more than a two-foot vertical interval, unless waived by the commission Staff in circumstances 
where such contours may not be necessarily pertinent. The survey shall indicate topographic conditions of property 
immediately adjoining the subject parcel. 

� c. The location of all existing watercourses, intermittent streams wetlands as required by IWWA, Flood Hazard Lines as 
determined by FEMA, springs and rock outcrops or a note indicating that none exist, with the sources of information listed. 

� d. The zone in which the land to be developed falls and the location of any town and zone boundary lines within or adjoining 
the tract, and yard dimensions to existing buildings. Lot area, by zone, shall be indicated. 

� e. The title of the development, date, revision date if any and nature of revision, north arrow, scale, and the name and 
address of owner and names of owners of adjacent land. 

� f. Street and property lines, curbs, edges of pavement, sidewalks, easements, right-of-way, covenants, and deed restrictions. 

� g. Traffic lights and controls, public trees, catch basins, hydrants, and power and telephone lines in adjacent streets. 

� h. Certification with the signature and seal or registration number of a registered land surveyor licensed in the State of 
Connecticut that the drawing is substantially correct to A-2 Standards, and that the property is in a designated zone 
under the zoning regulations. 

� 2. Fifteen sets of a detailed Site development plan, at a readable scale, folded to 9" x 12", prepared in accordance with all 
applicable Town standards including the Roadway Design and Drainage Design Manuals, and signed by a professional 
architect, land surveyor, or engineer licensed in the State of Connecticut, showing: 

� a. Location, dimension, and elevation of all proposed buildings, structures, walls, fences. 

� b. Location dimensions and surface treatment of all existing and proposed parking and loading spaces, traffic access 
and circulation drives, and pedestrian walks. Sidewalks are to be provided as required by the Building Zone 
Regulations. 

� c. Approximate location of proposed utility lines, including water, gas, electricity, sewer and the location of any transformers. 

� d. Note specifying source of water supply and method of sewage disposal. 

� e. Existing and proposed contours at units of no more than a two-foot interval unless waived by the Commission’s staff. Cuts 

and fills and estimates of blasting to be submitted at time of final site plan. 

� f. Location, size and type of proposed landscaping and buffer planting and the designation of those areas of natural 
vegetation not to be disturbed. 

� g. Any other similar information determined by the Commission staff to provide for the proper enforcement of the 

Building Zone Regulations. 

� h. Zoning statistics including: Gross Floor Area, Floor Area Ratio, Usable Floor Area, Required Parking, Actual Parking 
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Provided, Building Height, Building Footprint, and Area Devoted to Surface parking, Building and Drives. 

� i. Provisions for compliance with Americans with Disabilities Act (Handicap Access) and State Building Code). 

� j. Coastal Area Management Application for projects within the Coastal Overlay Zone. 

� 3. Eight sets of architectural plans, signed and sealed by an architect registered in the State of Connecticut, of all floors, all exterior 
elevations showing existing and proposed grade conditions. Elevations are to detail architectural elements by labeling materials, 
color and dimensions. Each architectural elevation shall show the absolute building height as well as building height for zoning 
purposes. All HVAC facilities are to be shown on architectural elevations. 

� 4. Three copies of Floor Plan Work Sheets with the dimensions and calculated floor areas for each floor prepared in 
accordance with Sec. 6-5(22). Consult Commission Staff for required format. 

� 5. Three copies of “building coverage” computation sheets. 

� 6. Three copies of “area devoted to surface parking, building, and drives” worksheets. 

� 7. Five copies of sight distance certification reports when required by a preliminary site plan review or when advised by the 
commission staff pursuant to item 2(g) of this checklist. 

� 8. Three copies of Volume calculations per 6-101. 

� 9. Completed Traffic Impact Evaluation Form if applicable. Submission requirements are defined on the form, available at the 

Commission office. A traffic report may be required. 

� 10. Ten copies of completed application form signed by applicant or authorized agent, owners and contract purchasers, 
as applicable. 

� 11. Ten copies of completed Special Permit form, if required by Building Zone Regulations. 

� 12. Fifteen copies of detailed, inclusive narrative description of the proposed project. For those projects involving amendments to 
the Building Zone Regulations and/or amendments to the Building Zone Regulation Map, the narrative description must 
provide the section number and text for the proposed amendments(s) to the BZR and an explanation providing justification 
for the proposal. For map changes, a scaled drawing at 1” to 400’ needs to be provided for affected areas(s). 

� 13. Eight copies of reductions in, 11 x 17 size, or other appropriate size, providing a readable, clear plan of proposed 
site development and architectural plans. 

� 14. A showing that an adequate source of potable water is available to satisfy the needs of the proposed development as per  

Sec. 6-15(a) (5), signed by C.A.W.C. 

� 15. An affidavit certifying that all abutting property owners have been notified, as evidenced by the submission of a certificate of 
mailing or certified or registered mail receipts about said application. A schedule of names, addresses, shown on a GIS 
map with lot lines indicating the location of the notified property owners. Owners of lots, or portions of lots, which are across 
a public or private street shall be deemed to be abutting property owners. For projects which require the preliminary review 
by the Conservation Commission, the notice shall be sent by the applicant to abutting owners two weeks prior to any 
scheduled hearing date of the Conservation Commission. 

� 16. Authorization for the agent and contract purchasers to act on behalf of the certified property owner(s). 

� 17. A separate schematic plan at a scale no large than 1”-100” indicating buildings, parking and drives on the site and all adjoining 

properties, including those across the street, and the nearest cross street. 

� 18. Five copies of a Drainage Summary Report as per Department of Public Works and the Town Drainage Design Manual. The 
summary report must be prepared in accordance with the following formats: PRELIMINARY: Existing and proposed storm 
water distribution, existing and proposed runoff rates, capability of off-site drainage facilities to accommodate proposed runoff, 
capability of off-site soils to accommodate percolation or detention if proposed, and identification of proposed drainage 
structures. FINAL: Final structure design details, prior approval from IWWA, Engineering Division and Conservation 
Commission as appropriate, and all information required by the preliminary report or two copies of drainage exemption forms. 

� 19. In accordance with Sec. 6-183.1 to 6-183.10 of the Building Zone regulations, tree protection and sedimentation and 
erosion control plans shall be submitted with all site plan applications. 

� 20. All applications for final site plans shall be in the form of a survey prepared by a registered Connecticut land surveyor having 
metes and bounds, dimensions of all buildings, parking and drives, setbacks of all structures from property lines, setbacks 
between buildings, and certification that building dimensions shown thereon are the same as the approved architectural 
plans Architectural and drainage plans are to be references by title, date(s) and sheet numbers. 

� 21. Required fee submitted at time of application (see fee schedule). 

� 22. "It is the belief of the PZC staff that this application is incomplete because of the failure of the applicant to provide the materials 
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2 SOUTH WATER STREET – IWWA NARRATIVE 

The project proposed for 2 South Water Street is to construct a raised 2,752 SF deck above an existing 

asphalt parking lot on the rear of the existing restaurant facing the Byram River. The deck will be 

accessed from the existing main floor of the restaurant with 2 means of egress stairs to the parking lot 

below. 

The cantilevered portion of the deck will be approximately 33’ from the river and actual structural piers 

will be approximately 42’ from the river. The excavation, backfill and patching of the asphalt for the 8 

piers will be the only disturbance of the Upland area consisting of 0.0011 acres of the 0.5986 acre 

property. 

As the deck will be constructed above the existing asphalt parking lot there will be no additional 

impervious surface created by this project. As such we believe it qualifies for an interpretive categorical 

exemption such as the construction of a 2nd floor (or higher) addition to an existing building and/or the 

resurfacing of an existing impervious area on a non-residential lot such as repaving an existing parking 

lot or drive with no increase in impervious cover. 

The project involves the excavation for installation of concrete footings and piers for the posts 

supporting the deck above. Once installed the areas will be backfilled and asphalt paving patched. 

Framing with be steel structural posts and beams with wood framing for the synthetic decking. Railings 

will be metal posts with glass panel railings. 

While under construction erosion and sedimentation controls will be installed consisting of a silt fence 

with sand bags and hay bales to prevent any unfiltered flow into the river from the site. 
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(STATE OF CONNECTICUT) 
): GREENWICH 

(COUNTY OF FAIRFIELD) 
 
 
 
I, Michiel Boender, being first duly sworn, do hereby certify that on August 27, 2021, I caused to be mailed, postage 
prepaid, to those persons whose names are set forth on Exhibit A attached hereto a copy of the notice attached 
hereto as Exhibit B. 
Said persons were the record owners, as of July 7, 2021 as shown on the Town Tax Assessor’s Office records of 
property abutting (as said term defined in Sec. 6-14 (a)(3) of the Greenwich Building Zone Regulations) the property 
belonging to South Water Street Assocs. LLC-Enrico DiFilippo, for which an application for Site plan Approval has 
been filled with the Greenwich Planning and Zoning Commission. 
 

 
 
_____________________________________________ 
Michiel Boender 

 
 
Subscribed and sworn to 
Before me on 
 
 
_____________________________________________ 
Notary Public 
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	Property Address: 2 SOUTH WATER STREET, GREENWICH, CT 06831
	Tax ID: 04-1371/S&1372/S
	Property Owner: SOUTH WATER STREET, ASSOCS.
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